
1 

 

 
 
 
 

 
Planning Commission 

Staff Report 
 

TO: PLANNING COMMISSION 

FROM: 
MIKE MILILLO, CSBA, SENIOR PLANNER   

480-503- 6747, MICHAEL.MILILLO@GILBERTAZ.GOV    

THROUGH: CATHERINE LORBEER, AICP, PRINCIPAL PLANNER  

480-503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV  

MEETING DATE: APRIL 2, 2014 

SUBJECT: Z13-04:  REQUEST TO AMEND THE TOWN OF GILBERT LAND 

DEVELOPMENT CODE, CHAPTER 1 ZONING REGULATIONS, 

DIVISION 2 LAND USE DESIGNATIONS, ARTICLE 2.3 

COMMERCIAL DISTRICTS, SECTION 2.303 LAND USE 

REGULATIONS AND TABLE 2.303 LAND USE REGULATIONS – 

COMMERCIAL DISTRICTS RELATED TO ADDING ADDITIONAL 

REGULATIONS TO THE RESIDENTIAL, PERMANENT MULTI-

FAMILY USE IN COMMERCIAL ZONING DISTRICTS TO PERMIT 

MULTI-FAMILY USES AS PART OF A MIXED-USE DEVELOPMENT 

SUBJECT TO A CONDITIONAL USE PERMIT IN THE REGIONAL 

COMMERCIAL (RC) ZONING DISTRICT; AMENDING SECTION 2.306 

ADDITIONAL USE REGULATIONS BY ESTABLISHING REQUIRED 

FINDINGS FOR ISSUANCE OF A CONDITIONAL USE PERMIT FOR 

MULTI-FAMILY USES IN THE REGIONAL COMMERCIAL (RC) 

ZONING DISTRICT; AND AMENDING THE GLOSSARY OF 

GENERAL TERMS TO ADD A NEW DEFINITION OF “MIXED USE 

DEVELOPMENT.”  

STRATEGIC INITIATIVE:   Community Livability 

17 

 

mailto:mICHAEL.mILILLO@gilbertaz.gov
mailto:catherine.lorbeer@GILBERTAZ.GOV


2 

This amendment will promote appropriate mixed-use development within the Regional 

Commercial land use classification to ensure that Gilbert remains clean, safe and vibrant. 

RECOMMENDED MOTION 

FOR THE REASONS SET FORTH IN THE STAFF REPORT, MOVE TO 

RECOMMEND APPROVAL TO THE TOWN COUNCIL FOR Z13-04, AS 

REQUESTED.   

  
 

BACKGROUND/DISCUSSION 

History 

Date Action 

 

March 6, 2013 Planning Commission initiated the LDC text amendment and held the 

Citizen Review meeting to discuss the proposal pertaining to the Multi-

Family Residential use in the Regional Commercial zoning district.  

 

January 8, 2014  Planning Commission discussed a proposed draft of the LDC text 

amendment and provided staff with comments and direction. 

 
March 5, 2014 Planning Commission discussed the proposed text amendment details and 

provided staff with additional comments and direction. 
 
 
Overview 

This proposed text amendment will establish additional findings for integrating multi-family 

residential developments as a mixed-use within the Regional Commercial (RC) zoning district 

through the Conditional Use Permit approval process.  The proposed amendment will also define 

a new term, “Mixed-Use Development” that for the purpose of integrating multi-family in the 

RC district, will define mixed-use development that contains primarily commercial and 

retail/service uses with integrated multi-family residential uses.  The proposal recommends four 

(4) findings: Mixed Land Uses, Sustainability through Compact Design, Pedestrian Scale and 

Orientation, and Transportation and Connectivity.  It is staff’s intent to elaborate on those 

findings in a separate Design Guidelines document (See Attachment No.1). 

 

Planning staff has worked with a Stakeholders Group in four meetings and the Planning 

Commission in three Study Sessions to craft regulations that will provide property owners and 

the development community with opportunities for multi-family residential uses in large-scale 

regional commercial centers; and provide the Planning Commission with findings and guidelines 

that may be used to consistently evaluate and approve such projects. The Stakeholder Group 

reviewed and discussed existing Zoning Code use regulations, current trends driving multi-

family and commercial development, mixed-use development concepts and options for drafting 

the proposed text amendment.  The group made the following findings and recommendations: 
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 There is growing demand for multi-family housing driven by changing demographics and 

housing choices. 

 We should plan for obsolescence of commercial centers, converging with demand for 

new types of uses. The nature of retail is changing and we should anticipate that. 

 Current challenge is to be competitive because there is an abundance of underutilized 

commercial land uses/ properties. 

 Need greater flexibility in looking at mixed-use development in Gilbert.  Build this 

flexibility into the LDC. 

 The Town should retain the Multi-Family option as a Use Permit within the RC zoning 

district.   

 Supplement the “Findings” with a menu of characteristics or design guidelines that will 

promote mixed-use integration.   

 Add specific findings in LDC Section 2.306 to the general Findings in LDC Sec. 5.403.  

Refer to “Design Guidelines” for more information. 

 

The Planning Commission, during its most recent Study Session, provided the following 

observations and comments:     

 

 The staff proposal assumes that the definition of mixed use includes residential.  Mixed-

use can exist without residential and in fact fits well without residential. 

 Finding #2 (Sustainability through Compact Design) incorporates shared parking. If that 

becomes a requirement, it could be a problem in the future.  Developers will want to 

segregate the residential parking away from the retail parking and that would make it 

difficult to meet this finding. 

 Loft units (residential above a non-residential use) are already permitted without a use 

permit in RC. The proposed conditional use permit applies only when a more traditional 

multi-family project wants to locate on property within an RC district. 

 In situations where phasing of different uses is proposed over time, a master development 

plan will be useful to ensure that it truly is going to be an integrated mixed-use plan.   

 

Text Amendment Objectives 

1. Facilitate approval of mixed-use development projects that align with the vision, goals 

and policies contained in Gilbert’s General Plan. 

2. Support and encourage infill and redevelopment. 

3. Accommodate developer interests in developing multi-family uses within Regional 

Commercial projects. 

4. Proposed “Use Permit Findings” should ensure significant functional and physical 

integration of project components. 

5. Establish a separate “Design Guidelines” document to be incorporated into LDC Chapter 

II that elaborates on and explains how the four findings may be achieved.  

6. The proposed “Use Permit Findings” and associated “Design Guidelines” should clearly 

outline criteria to create compact, connected, walkable spaces within mixed-use RC 

developments. 
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Proposed Zoning Code Text Amendment  

Planning staff proposes a text amendment to the Land Development Code’s (LDC) Commercial 

District Land Use Regulations.  Proposed additions to LDC Article 2.3 are shown in ALL CAPS: 

Article 2.3 Commercial Districts 

 

2.303 Land Use Regulations  

 

Table 2.303:  Land Use Regulations –Commercial Districts 

Use Classification NC CC SC GC RC Additional 

Regulations 

* * *       

Residential, Permanent 

Loft Unit 

 

-- 

 

P 

 

P 

 

P 

 

P 

 

Multi-Family -- -- -- -- L7 SEE SECTION 2.306 

* * *       

L7 – Only permitted as part of an integrated, mixed-use plan. Conditional 

Use Permit required.  

 

* * * 

 

2.306 Additional Use Regulations 

 

* * * 

 

H. REQUIRED FINDINGS. IN ADDITION TO THE FINDINGS REQUIRED IN SECTION 

5.403: REQUIRED FINDINGS, THE PLANNING COMMISSION SHALL APPROVE, 

APPROVE WITH MODIFICATIONS AND/OR CONDITIONS, OR DENY A USE PERMIT 

AFTER MAKING THE ADDITIONAL FINDINGS OF FACT* SET FORTH IN THIS 

SECTION: 

 

1. MIXED LAND USES- THE PROPOSED PROJECT DEMONSTRATES THAT LAND 

USES ARE MIXED ON-SITE OR ARE MIXED IN COMBINATION WITH 

ADJACENT USES (EXISTING OR PLANNED).  MIXED-USE DEVELOPMENT IS 

AN EFFICIENT INTEGRATION (HORIZONTALLY OR VERTICALLY) OF NON-

RESIDENTIAL AND RESIDENTIAL USES THAT CULTIVATES A SENSE OF 

COMMUNITY IN A LIVE, WORK, AND PLAY ENVIRONMENT. 

2. SUSTAINABILITY THROUGH COMPACT DESIGN- THE PROPOSED PROJECT 

DEMONSTRATES THAT SITE LAYOUT IS COMPACT AND DEVELOPS 

BUILDINGS, PARKING AREAS, STREETS, DRIVEWAYS AND GATHERING 

PLACES IN A WAY THAT LESSENS DEPENDENCE ON THE AUTOMOBILE, 

AND REDUCES IMPACTS ON THE NATURAL ENVIRONMENT.  PARKING FOR 

THE MULTI-FAMILY RESIDENTIAL COMPONENT MEETS MULTI-FAMILY 

RESIDENTIAL PARKING REQUIREMENTS OR AN APPROVED “SHARED-

PARKING” MODEL. 
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3. PEDESTRIAN SCALE AND ORIENTATION- THE PROPOSED PROJECT 

DEMONSTRATES THAT ALL PORTIONS OF THE DEVELOPMENT ARE 

ACCESSIBLE BY A DIRECT, CONVENIENT, AND SAFE SYSTEM OF 

PEDESTRIAN FACILITIES, AND THE PROPOSAL PROVIDES APPROPRIATELY 

SCALED PEDESTRIAN AMENITIES AND GATHERING PLACES. 

4. TRANSPORTATION AND CONNECTIVITY- THE PROPOSED PROJECT 

DEMONSTRATES THAT THE DEVELOPMENT PROVIDES APPROPRIATE 

VEHICULAR AND PEDESTRIAN CONNECTIVITY THAT SERVES VEHICLES, 

PEDESTRIANS AND BICYCLES.   
 

*SEE LAND DEVELOPMENT CODE CHAPTER II: DESIGN STANDARDS AND 

GUIDELINES FOR METHODS TO ACHIEVE THESE FINDINGS. 

 

 * * * 

 

The LDC Glossary of General Terms is hereby amended to read as follows (additions in ALL 

CAPS; deletions in strikeout): 

 

Glossary of General Terms 
 

MIXED-USE DEVELOPMENT. FOR THE PURPOSE OF INTEGRATING MULTI-

FAMILY IN THE REGIONAL COMMERCIAL (RC) ZONING DISTRICT, THE 

DEFINITION OF MIXED-USE DEVELOPMENT IS: MIXED-USE DEVELOPMENT IS 

AN EFFICIENT INTEGRATION OF NON-RESIDENTIAL AND RESIDENTIAL USES 

THAT CULTIVATES A SENSE OF COMMUNITY IN A LIVE, WORK, AND PLAY 

ENVIRONMENT. 

  

 * * * 

 

Staff is of the opinion that the definition above and the four required findings will be useful for 

the purpose of integrating multi-family uses in the RC zoning district.  The effect of the proposed 

amendments will be to permit permanent multi-family uses in the Regional Commercial (RC) 

zoning district subject to a Conditional Use Permit with specific additional required findings. 

Aside from these proposed provisions, a well-designed mix of non-residential uses may still be 

developed without residential, as long as they are permitted/conditional uses within the RC 

zoning district.  

 

 

PUBLIC NOTIFICATION AND INPUT 

A Citizen Review meeting was held on March 6, 2013.  The Planning Commission held two 

additional study sessions to discuss this text amendment.  A notice of public hearing was 

published in a newspaper of general circulation in the Town, and an official notice was posted in 

all the required public places within the Town. 



6 

Staff has generally received positive comments from the Stakeholders Group involved in drafting 

this amendment.  The Gilbert Chamber of Commerce has submitted a Memo with a Position 

Statement that is attached to this staff report.       

 

STAFF RECOMMENDATION 

For the following reasons: the proposed regulations will promote appropriate mixed-use 

development within the Regional Commercial zoning designation to ensure that Gilbert remains 

clean, safe and vibrant, the Planning Commission moves to recommend approval to the Town 

Council for Z13-04, a request to amend Land Development Code regulations related to allowing 

multi-family uses in the Regional Commercial (RC) zoning district. 

 

 

Respectfully submitted, 

 

 

Mike Milillo 

Senior Planner, CSBA  
 

 

Attachments: 

 

1. Draft Mixed-Use Design Guidelines 

2. Gilbert Chamber of Commerce Memo, dated February 27, 2014 

3. Minutes of the Planning Commission Study Session, dated March 5, 2014 

 

 

 



Z13-04
Attachment 1:  Draft Mixed-Use Design Guidelines
April 2, 2014









Z13-04
Attachment 2:  Gilbert Chamber of Commerce
Memo, dated February 27, 2014
April 2, 2014



Z13-04
Attachment 3:  Minutes of the Planning Commission
Study Session, dated March 5, 2014
April 2, 2014








